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FUNCTIONAL DESIGN - PEDESTRIAN 

PRIMARY STAIR / ELEVATOR CORE   

The general design intent is to locate the primary stair / elevator core in closest proximity to Main St.  and outlet 

onto a primary, well-lit street from a safety and security standpoint.  This design therefore locates the primary 

stair / elevator element in the northeast corner of the site.    

• This provides a direct connection to Middlesex Ave. as well as access to Union Ct. via a new sidewalk link. 

• This is also an advantageous location for commuter access and access to the Cochituate Trail.     

• This core location will limit the ability of a future one-way exit lane from Union Ct. to Middlesex Ave.  The 

core could be pushed further into the parking structure to maintain this option, however will reduce the 

parking capacity.   

 

SECONDARY EGRESS STAIR   

The secondary stair is located in the southwest corner of the structure.  The location was selected based on a 

preferable separation of egress locations.  It also separates the vehicular entry location from this pedestrian 

element to minimize conflicts. 

• An exterior walking path will be provided from this stair around the structure up to Summer St. to service 

the Middlesex Savings Bank and TCAN.  This is a relatively short path for these users compared to options 

where the footprint is primarily on the northern portion of the site. 
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• Similar to Option 1, this location will not have an elevator to limit the cost of the facility.  For accessibility 

purposes, ADA spaces could be provided on the P1 level closest to exterior grade, however will require some 

exterior ramping for elevation differences.  The additional property purchased in the southwest corner 

should offer sufficient areas to construct an ADA ramp.  Alternatively, ADA spaces could be concentrated at 

the northeast corner at the elevator and the Town could convert some of the on-street parking along 

Summer St. to ADA spaces to service users accessing that area.   

 

PEDESTRIAN TRAVEL DISTANCES 

• Maximum internal horizontal travel distance   305-ft 

• Minimum distance to Main St. / Middlesex Ave. intersection 250-ft 

• Minimum distance to Main St. / Summer St. intersection 500-ft 

• Minimum distance to Summer St.    50-ft 

CONSTRUCTABILITY 

This option shares similar constructability challenges as the other options, as addressed in the 01 – Structured 

Parking Feasibility - Common Construction Challenges section this report.   

 

The primary challenge with this option will be the limited space on the site to accommodate construction 

activities.  Precast erection, staging operations, deliveries, and other similar activities will be challenging.  There 

will be some area in the future mixed-use location, but not sufficient enough of the area that will be required for 

some construction activities.  It is anticipated that additional area offsite may be necessary.     

 

As noted in the Construction Cost section above, this option will require additional excavation operations in 

order to construct the lowest level.  Temporary on-site storage of soil materials, loading operations for soil 

required to be disposed, and trucking operations will be challenging given the location and limited site materials.   

There will be a significant amount of temporary support of excavation (sheet piles or similar) along the property 

lines, particularly along Middlesex Ave., likely along Summer St. and portions of the east which will be a cost 

increase compared to smaller footprint concepts. 
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CONCEPT DESIGN LIMITATIONS 

The following limitations are important to recognize as they could impact the feasibility and cost of the 

information presented in this report.   

• GIS – There are accuracy limitations associated with designing based on available GIS information.  It is  

anticipated that a full site survey will be performed during the next phase of design in order to verify 

conditions and finalize the location of the structure on the site.  

• Geotechnical Information – Information related to the geotechnical characteristics of the site are not 

currently available.  It is therefore unknown what foundation system, depth of foundations, temporary 

excavation, dewatering, and other similar requirements that will be necessary for the construction of 

this facility.  A geotechnical investigation will be necessary in the next phase of the design to define 

these project requirements. 
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This section of report presents the assumptions used in preparing preliminary financial models to generate a pro 

forma statement of income and expenses for the conceptual designs under consideration.  The intent is to 

provide the Town with an order-of-magnitude understanding for the financial aspects of constructing, owning, 

and operating a parking structure.  This information is also intended to assist the Town in selected the two 

options to advance in Phase 4 of this study. 

LIMITATIONS OF FINDINGS 

The information that follows is intended as a preliminary analysis for financial planning.  “Preliminary” 

distinguishes the work from the more detailed study that goes into preparing a bond document close to the time 

of construction.  A preliminary study is for earlier-stage budgeting purposes.  The current “preliminary” analysis is 

not meant to provide the in-depth research effort and level of detail needed for obtaining financing, and should 

not be used for that purpose.   

DEVELOPMENT COSTS (DEBT SERVICE) 

The debt service is comprised of the parking structure construction costs, project soft costs, land acquisition, 

contaminated soils contingency.  The following is assumed for the pro forma iterations. 

 

CONSTRUCTIONS COST 

Iterations are run at $25,000 and $35,000 per parking space.  Another iteration is run with the addition of a solar 

array to the entire roof level. 

 

Costs are based on historic data from similar projects in the northeast; fluctuations will occur depending on 

economic factors, availability of material, availability of labor force, and other similar factors.  Costs presented 

are in 2018 dollars and are adjusted accordingly (see Inflation Factors below).   

 

PROJECT SOFT COSTS 

Project soft costs include design fees, Owner’s management costs, testing costs, legal fees, Owner’s construction 

contingency, and other similar costs.  Project soft costs have been assumed to be 20% of the construction cost. 

 

LAND ACQUISITION COSTS 

Land acquisition costs will be based on the current assessed value of those parcels and an approximate 10% 

increase.  Assessed property values for each of the parcels not owned by the Town under consideration in the 

options is as follows: 

• 21 Summer St.   $501,800 

• 43 Summer St.   $494,700 

• 42 Middlesex Ave.  $833,600   

 

Option 2 includes the purchase of 42 Middlesex Ave.  Options 3 and 5 include the purchase of 21 and 43 

Summer St.   
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CONTAMINATED SOIL CONTINGENCY 

 

The Phase 1 ESA identifies a potential to encounter controlled / contaminated fill on the site.  Further, the 21 

Summer St. property which previously was a laundromat has a higher potential for contaminated fill.  Due to 

lack of information on quantity / limits, this is only an assumption at this time for the purposes of carry a cost.    

 

FINANCING ASSUMPTIONS 

The following assumptions are used in the pro forma iterations: 

• Equity – It is assumed that 100% of this project if financed. 

• Bond cost – 2% 

• Interest rate – 4.5% 

• Loan term – 25 years 

 

OPERATING EXPENSES 

Operating expense projections are based on projections based on similar project experience regarding 

maintenance costs and labor scheduling.  This includes the following primary expenses: 

• salary and benefits,  

• utilities, 

• supplies and tickets,  

• repairs and maintenance,  

• elevator maintenance, 

• snow removal / sanding, 

• sweeping / power washing, 

• insurance,  

• line striping, 

• management fee, 

• damage claims, and 

• miscellaneous expenses (unknowns at this time). 

 

A line item is provided for the following typical expenses however these are shown to have no cost as they are 

items that are assumed to be already address by the Town / not applicable.  Costs can be included at the option 

of the Town. 

• security, 

• PARCS service agreement, 

• accounting / bank fees. 

 

The team assumes a third-party parking operator will manage the parking garage.  Parking operators have 

familiarity with parking equipment, parking operations, seasonal demand, local parking rates, competitive 

climate, customer service, maintenance, revenue control, audit procedures, etc.  If the Town contracts with a 

parking operator, depending on contract negotiations, the Town would typically maintain control of the garage 
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and own the revenue stream.  The operator is typically paid a monthly fee to operate the garage.  All operating 

costs are paid by the owner. 

STAFFING 

The team assumes this facility will not have full-time on-site management.  The management company is assumed 

to devote approximately one-quarter of a full time employee for management oversight and one-eighth of a full 

time employee for custodial needs.   

RESERVE FOR REPLACEMENT SINKING FUND 

We also include a Reserve for Replacements (Sinking Fund) as a set-aside for structural repairs that will be 

needed long-term to keep the garage in good condition.  Though not part of the annual maintenance budget, it 

is important that this reserve be created to support the garage for the long term.  This is not included in the Net 

Operating Income portion of the pro forma, but is a post-NOI line item.   

REVENUE PROJECTIONS 

EXISTING RATE STRUCTURE 

The following is the current rate structure in use in the Center area that is used in the pro forma iterations: 

• Downtown Business Permits $325 / year 

• Transient Parking   $0.25 / 30 minutes, assumed 2-hour typical duration 

• Residential (assumed)  $325 / year  

• Commuter   $615 / year (resident rate) 

 

Note that the resident rate is used for commuter parking; non-residents are $725 per year.  For the purposes of 

pro forma planning, the resident rate is used as it is unknown what the future mix may be and therefore this is a 

conservative approach.   

TURNS 

Employees typically park for four to eight hours or more during peak times, and residential parkers may leave a 

car parked for more than 24 hours at a time.  It is therefore assumed that these spaces only turn once per day.  

(“Turns” represents the number of times a transient space is vacated and reoccupied by a different car.)  Given 

the low cost for hourly parking ($1.00 for 2 hours) transient parkers park for two hours are less, turning twice a 

day.  As there is more uncertainty in transient parking, these projections are then reduced by 20%. 

 “Oversell” describes the ability to sell more public monthly permits than there are spaces available, on the 

grounds that every permit holder will not be in the garage every day, due to business travel, vacations, sick days, 

etc.  However, as we are including an oversell correction for the parking demand, we are not assuming an oversell 

factor in the garage.  Note that we do not recommend overselling residential spaces, as there is potential for every 

car to be in the garage during overnights and on snow-days. 



Town of Natick  

Natick Center Parking Garage Feasibility Study 

PROJECT #16-2824.00 
 

 

 

WALKER CONSULTANTS   |   58 

EXISTING REVENUE 

It is important to note that these pro forma take into account demand from the existing 127 parking spaces at the 

Middlesex parking lot.  This is therefore revenue that the Town is already currently taking in, not new revenue.   

MIXED-USE / LAND LEASES 

Line items have been provided for Mixed-Use Space Leased and Land Leased.  Currently these are shown to have 

no revenue generated in order to be conservative, in the event that the Town is unable to lease the space for in a 

short- or long-term duration.    

Abramson and Associates has prepared a memorandum to provide a general understanding for revenues that 

could be generated for land leases if the Town was able to lease property.  Refer to the appendices for additional 

information.   

PUBLIC INPUT 

During the Phase 2 process, public input was collected relative to the parking rates in the Center.  As with most 

input, there were a range of opinions on current and future parking rates.  In general most feel that the existing 

rate structure is too low.  When asked about increases, some thought that $500 to $600 per year would be 

reasonable; others thought this would be too high / problematic for typical downtown employees.   

 

A pro forma iteration is provided to show the effect of increasing the current base rate for a downtown parking 

permit from $325 per year to $500 per year.  Note that this only considers the financial effect of this increase 

relative to the parking structure and not the overall number of downtown permits.  

TIMING / IMPLEMENTATION SCHEDULE 

(TO BE COMPLETED BASED ON TOWN INPUT) The pro forma iterations currently assume the garage will be fully 

occupied on day 1 of 2022.  This may or may not be a reasonable assumption for the purposes of budget 

planning.  The demand currently included in the pro forma for Downtown Business Permits and transient is 

predicated on future development, so this revenue stream likely will not be full at this time.  However, it is 

possible to offer additional commuter parking (which is currently at rates lower than most other MBTA stations) 

to offset some of this demand that is not yet realized.  The team will discuss with the Town how they would like 

the timing to affect the pro forma iterations.   

INFLATION FACTORS 

The pro forma assume parking operations commencing in 2021.  It is currently assumed that parking rates in the 

Center will not increase between now and commencement.  The first year of stabilized occupancy is assumed to 

be 2022.   

 

Debt Service is assumed to increase 3% per year for three years during planning, permitting and construction (a 

total of 9%).   

 

Each pro forma incorporates the following revenue/expense assumptions from year 2022 through 2031:  

• A 3.5% annual increase in all expense costs. 
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• A 6% increase every 3 years for all revenue sources. 

PRO FORMA 

The pro forma in Tables XX through XX include the revenue and expense assumptions discussed above for 

Options 1, 2, 3 and 5. 

 

In analyzing financing options, it is important to consider the Debt Service Coverage Ratio (DSCR).  In analyzing 

financing options, it is important to consider the DSCR.  This compares the Net Operating Income (NOI) with the 

Debt Service, and needs to be above 1.0 in order to satisfy the Debt Service.  Note that the DSCR is similar to 

profit, before contributing to the Reserve for Repairs (Sinking Fund).  If the DSCR is below 1.0 it is not profitable.  

Most public entities required a DSCR of 1.25 or higher 

STATEMENT OF LIMITING CONDITIONS 

This report is subject to the following limiting conditions: 

1. Walker has drawn certain assumptions from its past work on other projects of similar or like nature, and 

has done so in a manner consistent with the standard of care within the profession.  Because of the 

inherent uncertainty and probable variation of the assumptions, actual results will vary from estimated 

or projected results.  As such, Walker makes no warranty or representation, express or implied, as to the 

accuracy of the estimates or projections.   

2. The results and conclusions presented in this report may be dependent on assumptions regarding the 

future local, national, or international economy.  These assumptions and resultant conclusions may be 

invalid in the event of war, terrorism, economic recession, rationing, or other events that may cause a 

significant change in economic conditions. 

3. The projections presented in the analysis assume responsible ownership and competent management.  

Any departure from this assumption may have a negative impact on the conclusions. 

 

SUMMARY FINANCIAL OBSERVATIONS 

(SECTION TO BE COMPLETED BASED ON FEEDBACK FROM TOWN / OTHER REQUESTED ITERATIONS) 

 

1. For the current rate structure, none of the concepts will cover the operating expense.   

a. Consideration therefore needs to be given to how this difference in revenue vs. cost is budgeted 

for by the Town or whether rate increases are necessary.   

2. For the current rate structure, none of the concepts will cover the debt service. 

a. Rate increases to the level necessary to cover debt service with 100% of the project costs 

financed is not realistic (order of magnitude of a 600% increase). 

b. The Town will therefore need to explore options for minimizing the debt service by financing 

less of the project, or funding through another source. 

3. Rate increase iteration – Iteration based on increasing Downtown Business Permits to $500 / year 
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a. In the near term (less than 5 years of operation), this increase will result in covering or being 

close to covering operating expenses (but not debt service).   

b. In the longer-term (beyond 5 years of operation), this increase with the inflation assumptions 

for revenues and expenses will not cover the operating expenses. 

ALTERNATE FUNDING OPTIONS  

The pro forma assume conventional loan financing for the project.  The following address other potential 

funding sources for the debt service for the project.   

MASSDEVELOPMENT - DISTRICT IMPROVEMENT FINANCING  

MassDevelopment would issue a bond for the project through the tax-exempt bond market at an interest rate 

1% to 2% lower than conventional loans.  The Town would establish a district and use incremental property tax 

to fund the parking structure.  The issue is whether the incremental increase in property tax would be sufficient 

to significantly offset the debt service; based on the Phase 1 Real Estate Evaluation, the amount of tax revenue 

does not appear to be significant enough to offset the debt service.   

MASSDEVELOPMENT - LOCAL INFRASTRUCTURE DEVELOPMENT PROGRAM (23-L) 

Similar to DIF, this program would provide a tax-exempt bond for the project.  This requires a new district 

petitioned by 100% of the property owners for an additional assessment on their properties within the district.  

This can be used in conjunction with a DIF so that the additional assessment is only used if the DIF revenue is 

insufficient.  Similarly, the question is whether there will be sufficient funds generated from the increased 

assessment to offset the debt service.  This would either need to be a large district or significant assessment 

increase, therefore does not seem to be a likely source.   

MASSDEVELOPMENT - I-CUBED (INFRASTRUCTURE INVESTMENT INCENTIVE PROGRAM)  

Under I-Cubed, the Commonwealth issues tax exempt bonds to finance public infrastructure to support major 

development projects that create sufficient new state tax revenues (in the form of retail sales, employment, and 

hotel taxes) to cover (at 1.5 DCR) bond debt service.  

  

The program is very much geared to major private development projects, with the Commonwealth needing to 

be comfortable that the private project will proceed to generate the tax revenues and the developer responsible 

for construction of the public infrastructure improvements (using competitive procurement process).  

  

To the extent the Town does not intend to tie the deck’s construction to a private development nor have a 

private developer take responsibility for the deck’s construction, this program would not appear to be a good fit 

for this project. 

MASSWORKS INFRASTRUCTURE PROGRAM 

The MassWorks Infrastructure Program is administered by the Executive Office of Housing and Economic 

Development (EOHED) in consultation with the Massachusetts Department of Transportation (MassDOT), 

Executive Office of Energy and Environmental Affairs (EEA) and the Executive Office for Administration and 

Finance (ANF).  
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The program provides grant funding for the construction, reconstruction and expansion of publicly owned 

infrastructure including parking facilities.  Targets for funding include projects that support multi-family housing 

in walkable, transit-oriented mixed-use districts such as town centers, or that support economic development in 

weak or distressed areas.  

  

50% or more of the program’s total funding must be in support of developments in Gateway Cities (which Natick 

is not designated for), but other criteria appear to be favorable for the project.  Priority was given in the 2017 

round to applications that: 1) support the production of multi-family housing in mixed-use districts that are well-

connected to significant employment opportunities; 2) support economic development in weak or distressed 

areas; or 3) support direct and immediate job creation opportunities.  

  

Projects must be ready to proceed, including making reasonable efforts to demonstrate a timeline and funding 

source for completing design in a timeframe that allows for construction in the upcoming construction season 

and demonstration that all required permits can be reasonably obtained within 120 days of receipt of grant 

approval or shortly thereafter.  

  

Communities with a population over 7,000 are eligible to apply for design/engineering costs along with a 

construction grant however no more than 10% of the total grant request may be used for design/engineering. If 

a project is seeking design/engineering funds as part of an application, the project must be able to complete 

design/engineering in a period that allows the project to advance to construction during the upcoming 

construction season.   

  

A local or private match is not required; however, those applications requesting infrastructure funds that 

support a development project will be favored if a match is available. 

 

$500 million was authorized for 2017.  A total of approximately $84 million was awarded in the 2017 funding 

round, with awards ranging from a few hundred thousand dollars to approx. $5 million with $1 million - $3 

million typical.  

  

Based on the above criteria, this project may potentially be a reasonable candidate to receive funding from this 

program.  Given the competitive nature of the program, award may depend upon the extent that the Town can 

establish the need for the project, likelihood of it spurring significant new or redevelopment, the commitment of 

other (Town) funding to it, and the ability to move forward in a timely fashion. 

PRIVATE ENTITY CONSTRUCTION / OPERATION 

As demonstrated by the pro forma iterations, the parking rates and associated revenue do not cover basic 

operating costs and construction cost / debt service for garage structure; the rate structure would need to be 

increased by six times to break even.  The market would not entertain this kind of increase.  A private entity 

would only entertain such a scenario if the structure would generate a profit which is not feasible. 

PUBLIC / PRIVATE MIXED-USE JOINT VENTURE 

Similarly, a public / private partnership would need to generate sufficient revenue for a private entity to enter 

into such an agreement with the Town.  The Town previously solicited an RFP for a mixed-use joint venture at 

this site but it was determined that there was not sufficient space to develop enough residential units to make 

the project feasible.  The only scenario that has potential for being feasible is acquiring all the properties west of 
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the project site for a much larger project site that could reach the number of units necessary to financially 

feasible (as addressed in the Phase 1 Real Estate Evaluation).  The assessed value of these properties is 

approximately $3.2M; it therefore was not identified as a likely scenario at this time.  

LOCAL CAPITAL  

During the Phase 2 process, interviewees were asked whether they would be interested in putting up the capital 

to “own” a parking space in the garage.  Some expressed interest, however with stipulations such as a 50-year 

contract of ownership of a dedicated (non-shared) parking space with no additional costs otherwise (ie 

maintenance) for the life of the contract.  Price-point will also be critical; while some thought $10K to $20K a 

space may be feasible with negotiated terms, $25K to $30K per parking space did not seem likely.   

 

  


